= 


> _ 2 


Bond Estate pees 
AMALYSi| = =°™ 


A concise easily digestea periodic analysis based upon scientic research im real estote 
olume Xxill fundamentals and trends....Canstantly measuring and reporting the basic economic factors Number 3 
responsible for changes in trends ond valves ... Current Studies .... Survey ... Forecasts 


Copyright 1954 by—ROY WENZLICK & CO.~—Soint Lovis 
REAL ESTATE ECONOMISTS, APPRAISERS AND COUNSELORS 


pe — 


MORTGAGE ACTIVITY IN 100 CITIES 


INCE 1946, the realestate mortgage industry has enjoyeda series of highly 
active years. Most of the signs at present indicate that 1954 will also be 
highly active. 








pn 


Most figures that deal witi: mortgage activity show dollar volume or total 
number of mortgages. While figures of this kind are very important in day-to- 
day operations, they fail to take into consideration the tremendous population 
changes that occur. 


In order to show a more realistic, long-term picture and to make true com- 
parisons possible between different cities, we have developed the type of presen- 
tation used in this builetin. On pages 26 through 35 we show charts of mortgage 
activity in 100 principal cities of the United States. The blue line on these charts 
shows the number of mortgages recorded per month per 10, 000 families in the 
city designated by the chart. In most instances, the figures run back to 1940. 
The red line on each chart shows the average activity of all 100 cities. Therefore, 
it is possible to compare each city’s activity with the national average as well as 
with the activity in the other cities. 


One of the most unusual aspects of mortgage activity is the tremendous dif- 
ference in the rate of the high-activity and low-activity cities. For example, 
in December 1953, the lowest activity in any of the 100 cities covered in this 
study wes 24 mortgages per 10,000 families. In contrast, the highest activity was 
260 mortgages per 10,000 families, or almost 11 times as great. The average 
for all of these cities was 74 mortgages forevery 10,000families. If we convert 
these figures to an annual basis, we find that a rate of 24 mortgages per 10,000 
families per month means that in the course of a year there would be one mort- 
gage filed for every 35 families. On the other hand, a rate of 260 mortgages per 
10, 000 families per month means that in a year there would be one mortgage filed 
for every three families (actually 3.2 families). The national average of 74 
means that the yearly figure would be one mortgage for every 11 families in all 
of the 100 cities. 





This wide variance between the high- and low-activity cities is shown by the 
chart on the next page. The shaded blue bars show the spread between the high 
(cont. on page 23) 
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MORTGAGE ACTIVITY IN 100 CITIES 
(cont. from page 21) 
and low, while the red line shows the national average. (This red line is also 
repeated on each of the 100 charts.) 


Manhattan Island receives somewhat different treatment from the other cities 
in this series of charts. This is because the tremendous number of very large 
office and apartment buildings on the Island makes for a very low rate of mort- 
gage activity per family. We, therefore, drew the Manhattan Island chart on the 
basis of mortgages recorded per 100, 000 families instead of on the basis of 
10, 000 families. 


The national average line shows that mortgage activity has operated on a high 
plateau ranging from 70 to 90 mortgages per 10, 000 families per month tor the past 
8 years. It also shows the decline in activity that began about the middle of 1953. 
A celance at the chart will show that this was not the first decline in mortgage ac- 
tivity (nor is it apt to be the last). There was a long, steady decline from 1946 
until mid-1949. Then, of course, there was the much discussed and “crippling” 
decline following the imposition of Regulation X. It seems to us, however, that 
the comments regarding the latest “money shortage” and the charges leveled 
against the mortgage lenders are a little sharper than they have been in the past 
These comments nave come chiefly from the Home Builders and from certain 
Congressmen 


It is almost as though the first obligation of mortgage bankers were beiny, en- 
tirely overlooked. This primary obligation is the sound investment of the funds 
entrusted to them by their millions of depositors. It is not carte blanche under- 
writing of the housing boom at whatever figure the Home Builders and the con- 
gressionai housing experts feel 1s necessary. 


It is easy to understand the desire of the Home Builders and the desire of the 
politicians to keep the housing boom moving at the brisk pace of the last several 
years. The Home Builders, naturally, abhor the thought of another drop in 
production similar to the cne that followed their record-breaking achievement in 
1950. (Private housing starts fell 25% in 1951.) Congressmen who are up for 
reelection this year feel, with possibly some justification, that their voting record 
on housing legislation will be closely scrutinized by their “homeless” constituents. 


Both viewpoints are short range and are, therefore, likely to be at considerable 
variance with the viewpoint of the mortgage lender, who, by the very nature of the 
loans he is called upon to make, must take a 15- to 20-year view, and, if some 
Congressmen have their way, must shine up his telescope to peer 40, 50, or 
60 years into the future. 


As vital as the housing boom is to the national economy, the reelection of Con- 
and the well-being of the home-building industry, we seriously question 
(cont. on page 25) 
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PERCENTAGE OF MORTGAGES MADE AT VARIOUS 
INTEREST RATES IN SELECTED CITIES 
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MORTGAGE ACTIVITY IN 100 CITIES 
(cont. from page 23) 

the policy of easing housing credit at this time. Thus far we have been able to 
absorb the production of the home -building industry, and the entire nation has bene - 
fited marvelously from it. However, the rate of new family formation has been in 
a downward trend since 1946, and indications are that it will remain in such a 
trend until 1957 or 1958. We believe that it is unwise to attempt artificial stimu- 
lation of a shrinking housing market, and by “market” we mean the families who 
can afford to buy a house on a soundly financed basis. We have all heard and most 
of us agree that it is desirable for more people to own homes, and that pride of 
ownership makes for better citizens. On the other hand, all of us tend to hold 
cheaply that which is too easily gained, and we wonder whether the intangible 
virtues of the home owner might not result from his struggle to acquire his home, 
and we wonder whether good citizenship and pride of ownership would naturally or 
automatically issue from a giveaway housing program. 


Although we are generally in disagreement with lower downpayments and 
longer mortgage maturities (at this time), we do favor an increase in the FHA- 
VA interest rates. The President’s Housing Committee has recommended a sys- 
tem whereby more flexibility will be allowed in FHA-VA rates. If this recom- 
mendation is adopted by Congress, it should do a great deal toward overcoming 
the mortgage lenders’ reluctance to making this type of loan. The running fight 
over interest rates is simply another example of the way in which politics has 
riddled the housing field. The labor unions and some veteran groups have fought 
bitterly against any rise in rates, and so far have been largely successful in pre - 
venting them. However, we simply can’t believe that the average borrower is at 
all perturbed at the prospect of paying ‘‘% more interest. The average -sized 
mortgage written in 1953 was right at $6,200. On a 20-year amortized loan of 
this size 4% interest amounts to $1.67 per month. This is less than the price of 
a carton of cigarettes in most sections of the country. It is not logical that an 
addition of $1.67 per month would upset the borrower or work any hardship on him. 


THE RISE IN INTEREST RATES 


HE table on the opposite page shows the percentage of mortgages made at 
different rates in 12 selected cities and St. LouisCounty from March 1952 
through December 1953. 


It will be noticed that the average rate has risen in every one of these cities 
except Houston, Texas, and New Haven, Connecticut. 


We call your attention to the fact that the average rate is higher in St. Louis 
than in St. Louis County. This is because the residential sections in the city of 
St. Louis are almost entirely built up, and there is very little new residential 
building going on within the city limits (which have not been changed since 1876) 
Consequently, nearly all of the loans made in the city are on properties that are a 
good deal older than the properties in St. Louis County. 
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MORTGAGE ACTIVITY IN PRINCIPAL CITIES 
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MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT 


— 


300 


200 HOUSTON, TEX 
| HARRIS CO. 


—_— = 


+ 


+4 


ROY WENZLICK & CO 1954 





a) tts YT 
200} INDIANAPOLIS, IND 
__MARION CO. ; 





10k j a ee oe 
1940 45 
300; 


sil JACKSONVILLE F FLAY 






































1940 





JERSEY airy, N. 
ease. CO. 





(OL i 
940 
300 + 


3 300 KALAMAZOO, MICH. | 


| KALAMAZOO CO 


100 > 











we 


— 





+ — 4 ~4+—4--—+ , 
MORTGAGES | 


=o Be: OE | 
1955 


+ 




















sat i940 

300 ;--— 

200) KANSAS. iy, MO. 
Hasan CO. 

















75} 
50} 
30} 
20r 
ol 4 


1940 
300; T T T T 


200, LAWRENCE, 
ESSEX CO. 


100 -—-+—+ - 


[ 
4 

















— kw ; 





LITTLE ROCK, ARK. 
PULASKI CO 











+ 


+ 


¥ 


Ol A 
1940 


300 


asad Los ANGELES, CALIF 
| LOS ANGELES CO | 








| 








| MORTGAGES & 


DEEDS OF TRUST 
Ee 
1955 



































- + 4 
MORTGAGES & | 
| DEEDS OF TRUST) 


EE 


te 











MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT - ROY WENZLICK & CO 1954 
300r Y Y r Y 


woop —y - —— 
SHELBY CO. 





Cir 








OL 4 i 4 1 | M . 4 - rol | 1 i a ee ee 
1940 1940 a5 


300 


“acl MIAME FLAY |_| | | | TT I MILWAUKEE. Wisc 


DADE CO. | = 86 | “°° MILWAUKEE CO. 


00} he 


t 


100} ; ‘ } =. 
ee | 
75 ; + 





+ 50 
AVERAGE | 


} rt 30 





ek GES HS 20 | 
MORTGAGES } | MORTGAGES | 
— Se aad iol __1 = SS ee ee a a a Ses Se 
1940 . 1955 
9c ey . — 300} 7 
| MINNEAPOLIS, MINN. | | | | |] T | oool NASHVILLE, TENN. 
HENNEPIN cO DAVIDSON co 








; 


| 
} 
T 


ro) 








| 
} 
me 
MORTGAGES | 
iol A 1 4 4 4 
94 45 
300; T T T T t y - ; + — Y y + - ~ 1 
soo, NEWARK, N.J. | | | | | NEW HAVEN, CONN. | 

; ESSEX CO | | ANSONIA, BRANFORD, DERBY TOWN 

is err See ee ae T EAST HAVEN, HAMDEN. MILFORD 7? 

NEW HAVEN, NORTH HAVEN, SEYMOUR 
5} WALLINGFORD, WEST H. 


Number of Mortgages Per 10,000 Families 











MORTGAGES | | MORTGAGES | 


= SS 4 ae ane ee eae ee eee ee eee howd 
45 1955 1940 ‘as *50 1955 


NEW YORK - BROOKLYN, _|__ Ty eT New York MANHATTAN | | 
KINGS co. nent | em (ea °| Number of Families Per 100,000 | 





MORTGAGES 


a. ‘ 4 4 


1955 











." 








— 
MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT . ROY WENZLICK & CO 1954 


300; , 7 y 7 oa - 300r— 
| | OKLAHOMA CITY, OKLA’ 





2009 QUEENS BOROUGH, N. 7. | OKLAHOMA CO. 











300;—y a T T : " T Fo a eo a 
a | OMAHA, NeBR. | | | | | | soo) PHILADELPHIA, PA 
CITY ecceaae wes. | Ps | PHILADELPHIA CO. 
™ | | | 











me +—__+— 4 





+ 





MORTGAGES 
she & 7 1 4 a ee 


Families 


“aa 


ry 
L 


om 6 


PHOENIX. ARIZ. | |] TT dT dT dT PITTSBURGH, PA. | 
| MARICOPA CO. _ | | LLEGHENY ©0 


ve 
MWA 


Per 


'\O0h-—+— -— 
75} 





T 
| 
’ 
+ 


ages 





of Mortg 


{ ~ } a 
MORTGAGES | MORTGAGES | 


101 | | | i } SS SS WS AS Renae 
45 : 1955 19uc 45 
3.00; ' ’ —T 1 or pop 


200] | P OR TL AND ME i \ | . | i aan! PORTLAND. OREG._ 
UMBERLAND CO } |_ MULTNOMAH CO. 


Number 


or! 





100} 
75} 


NATIONAL AVERAGE 7 
; + - + + + + ; ; t + 
MORTGAGES | MORTGAGES 


i 4 —_— — | A 4 4 J 4 4 I i | 
1955 45 ‘ 195 


RIVERSIDE CO 


| A fr 
- 7 


ACTS TE, ° ae 
riversipe, catirp | | | | | td | 





| 











| MORTGAGES | ee oe ee T MORTGAGES & 
DEEDS OF TRUST | 
, tia ERE Ebi ae 


ae a . = mues oo a es oo Sa 
1955 . “So 1955 














MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT 


ROY WENZLICK & CO 





ST. LOUIS. MO. | 
| CITY AND COUNTY 


200 


—_}+—+ t 


Tit 
+++ 


1954 
cots IME GE EE Se ER aS | 


ST. PAUL, MINN. | 


~ RAMSEY CO. 





























1940 
300 





200 SALT LAKE ‘CITY, UTAH 
| SALT LAKE CO 


\00-—-— 





Pri 


| 
+ + 
an 








; 








+> 


| MORTGAGES. 
[ABSTRACT & TORREN 
1955 














a Cb ee Se ee 


| MORTGAGES 
i ee es 








“1940, a5 750 
300, ——.— 1 





T 


200 SAN BERNARDINO, CALIF 
| SAN BERNARDINO CO 


— 








= SS 
+ + 
am | 


ss 
MORTGAGES & 
DEEDS OF TRUST 


101 i 4 A i . a ae hee 
1940 5 dl 


SAN FRANCISCO AREA : SAN MATEO. | 
| SAN FRANCISCO, ALAMEDA, MARIN, | 
CONTRA COSTA | 


300, 


” 
+4 
i € 
i; o 
a 
Oo 
oO 
o 
io) 
ry 
a. 
+ ww" 
v 
o 
o 
2 
° 
= 
oS 
® 
Q 
E 
> 
Zz 


200) 


SANTA ANNA. CALIF. | 
| ORANGE CO 


——EEE 


3 
w 


De ee eee 








: TRUST 


1955 
300 = Sune Saneee Sune oe 


ic, SAN DIEGO, CALIF. | 
| SAN DIEGO © 


a 


MORTGAGES & 
| DEEDS OF TRUST| 
—* 7 4 J 4 
50 1955 


SAN FRANCISCO OAKLAND | | | | 
ALAMEDA CO. 





MORTGAGES & 
| DEEDS OF TRUST 
“ . ‘e55 


iol 


300 T 


al SAVANNAH, GA| 
nan ian en co | 


T 1 





MORTGAGES & 


| 


DEEDS OF TRUST 
‘so 1955 





ooh > 
7 


T t 
MORTGAGES 
ee Be 2 





1955 


33 

















7 MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT - ROY WENZLICK & CO 1954 
IOOY T T r t T T a = SEEn Rees GE | r - = 
woo, SEATTLE, WASH. LTT] oo) SOMERVILLE. MASS 
| KING CO Pas MIODLESEX CO 
r t t ? } | ] | 


0—r—+ 





75r 


= } = ee ee ae Se Se 
MORTGAGES | MORTGAGES 
1940 “as > — 190 sae : —s ; “1955 
300: 1 . , r 7 t —, 3001 y r ’ 7 . : 
soo, SOUTH BEND, IND... | | | cog, SPRINGFIELD, MASS 

ST. JOSEPH cO . | | | { HAMPDEN co. 





ae See 4 
rae eee 
i 


+ 


| i i i \ i L l i 4 
‘as C s 1940 45 


aD PN Lies GS ER 
| SPRINGFIELD, OHIO | 


200! CLARK CO 


100or-— _- 


| MORTGAGES 
"a j : A L - res * 4 i ~ 4 4 J L 
200, STOCKTON, CALIF {ij | 4 | 290) SYRACUSE, NY 
SAN JOAQUIN CO._ £2] “| ONONDAGA CO 


o | 
Q 
“ 
© 
o 
oO 
@ 
t 
3 
= 
6 
© 
2 
E 
=) 
Zz 





YO nee 





MORTGAGES | | MORTGAGES 
“as : a ‘ —* a3 . 


406 t ' T T ' , 190 y T T 
zoo; TERRE HAUTE, IND jj | |} 6290] TOLEDO 
VIGO CO | | | LUCAS 0 


T 


100 
75+ 
| 





50} 

30} 
’ eo ee 4 20} , ~ - ’ + + + ‘ + 
MORTGAGES | MORTGAGES RECORDED 


} | 
LL. + » 


4 


985 














of Mortgages Per 10,000 Families 


Number 





soo) WACO, TEXAS j | | j 1! | 200) WASHINGTON, D.C. 





MORTGAGE ACTIVITY IN PRINCIPAL CITIES 


COPYRIGHT ROY WENZLICK & CO 1954 


300 300 T t 


SOG ae Ra) ae Pay — 

von TOPEKA, KANSAS |_| | | | | sod TRENTON, N. J. 
| SHAWNEE CO. | 4 | MERCER CO 
ann ta 1 

i00-— + ' 100) — 

75} Eh a ee i . 75}—+-- +--+ 
os | 4 aE So} 

| 30}+—+4 + ; , ; ; ; 

oa , + } + ; } 5 | 

MORTGAGES 


4 


—- 














| 
' 
| 
; 


a_] 10 | 
300; ‘ 7 ’ . rk. PE ey, Boo. ee if 
200 TUCSON, = TULSA, OKLA 

| 


PIMA CO 


= l j 
1940 1955 


1\00——-—— 





~ 





NATIONAL AVERAGE 





+ 


4 ES 4 ) a t + -| 

MORTGAGES | ae | MORTGAGES 

0 | j i j j i L i i i =_ i. | i = i = | 4 ,! j i J 
24 4° « 1955 4 ' 1955 


30K 300-7 T ao. | 


McLENNAN CO 
! ] 
100} = | 





| DEEDS OF TRUST | 1 | | | TOTAL TRUSTS 
Boil ee a ee i | j ee ol ee ee Me te Be Oe 
194¢ 44 ‘50 q 50 1955 
‘ , ’ , , too T Y y ’ Or + r 7 y T 7 ’ ' ™ , . 
| NAUGATUCK, WATERBURY | | | | | | rs | 
WATERTOWN Y] 


++ +— 4 4 eH 


7 








MORTGAGES 


i i 4 i i j l | j j J ol j i i 7 
45 i958 940 50 


WORCESTER. MASS. |. |. . |} ono, YOUNGSTOWN, OHIO 
Ww IRCESTER CO | i | MAHONING co 








MORTGAGES RE MORTGAGES 
Lacie j 


955 : et "6C 








35 











"ySty aytnb [WS St FUapTyUOD }eY} S9}edTpP 
-UIT }I ‘JeyYMaUIOS papadel1 sey XapuUT ay} YSnoyITY 


‘L°€8 St Burpeas ysaqey ay “Ose ‘Aine 
ul pue [gg ‘aune ut fp’gg sem xepul ay} ‘Ae Ul 
"G88 JO [AAT & ye ‘EGET ady ur jurod ysoySty sz Bur 
-yovrol ‘y3ty ATOAT}eTAI pauTeulasr Sey xXepur ayy ‘19Aa 
-MOY ‘9PGI FOUTS ‘paemdn A[Zu0I}s pue ATa}IUTJep But 
-YIOM SPM XIPUT 9Y} GHET JO pus 9U} 0} BEST WO Jnq 
‘juaredde st ggg pue LEGI JO UOISsardap ay} Jo ja 
-J9 YL *W00q TY SUOT}IPUOD SsSoUTSNq p[ZOM UsYyM 
awit}? &}e “ZEB UT yuTOd samo] 9y} Butyorer ‘doup 


€S6) OS6) Sr6! 


Se6l 


pider Aaa & uay} ‘6Z6T JO JAed 19}}e] BY} UT ATdAODaI 
JY4SIIS © PAMOYS YT ‘“BUTTTV} Ppajzze}s BouaptyuOd Jo xap 
-UT 8y} ‘LZ6I 19IFY “SeT}UaM} DY} UT UIO0g 94} Jo BuTU 
-ulZaq ay} patueduloooe 9761 pue SZ6I ‘PZT UT aoeTd 
yOO} Jey} BoUepTyuOD ssauTsnq ul asta pider sy 


‘spuog eeg jo splat ay} Aq spuog ery 
JO spjatA ay} Surprarp Aq paaliep Sty , ‘aoUepTyuoo 
SSoUTSNq JO X9PpUl,, UB XBpUT STY PeT[eo SezAy [e13Uay 
“SUBLIOTISTJE}S pue S}STWOUONIS Butpurysjno S ,A1}UNOD 3y} 
jo suo ‘sarAy ‘qd pieuoay [e19uey 3a3e] 34} Aq pado 
-[9A9p XOpuT Ue WOT pajdepe sem aAoge eyo sy] 


™ 
a 





| 


“1 — 





} 
—~4$p--4 
/ 

j 


a a 
$+} }- 40 


























SQI3IA ONOS 





4 
| 
| 
i 


SOVLN3IDY3d 


T 
| 
| 
it 


ms 




















lal 





wv ad 


PN 
=e oa et a he 



































ySél - OD B WDNIZNIM AOU ~ LHOIWAdOD 


JONIGISNOD JO XIGNI 

















